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City of Redlands
Orange Avenue Luxury Apartments Project

Initial Study/Mitigated Negative Declaration Introduction
SECTION 1: INTRODUCTION
1.1 - Purpose

The purpose of this Initial Study/Mitigated Negative Declaration (IS/MND) is to identify any potential
environmental impacts from implementation of the Orange Avenue Luxury Apartments Project
(project) in the City of Redlands, California. Pursuant to California Environmental Quality Act (CEQA)
Guidelines, Section 15367, the City of Redlands is the Lead Agency in the preparation of this IS/MND
and any additional environmental documentation required for the project.

The purpose of an Initial Study is to: (1) identify environmental impacts; (2) provide the Lead Agency
with information to use as the basis for deciding whether to prepare an Environmental Impact
Report (EIR) or Negative Declaration; (3) enable an applicant or Lead Agency to modify a project,
mitigating adverse impacts before an EIR is prepared; (4) facilitate environmental assessment early in
the design of a project; (5) provide documentation of the factual basis for the finding in a Negative
Declaration that a project would not have a significant environmental effect; (6) eliminate needless
EIRs; (7) determine whether a previously prepared EIR could be used for a project; and (8) assist in
the preparation of an EIR, if required, by focusing the EIR on the effects determined to be significant,
identifying the effects determined not to be significant, and explaining the reasons for determining
that potentially significant effects would not be significant.

Section 15063 of the CEQA Guidelines identifies specific disclosure requirements for inclusion in an
Initial Study. Pursuant to those requirements, an Initial Study must include: (1) a description of the
project, including the location of the project; (2) an identification of the environmental setting; (3) an
identification of environmental effects by use of a checklist, matrix or other method, provided that
entries on a checklist or other form are briefly explained to indicate that there is some evidence to
support the entries; (4) a discussion of ways to mitigate significant effects identified, if any; (5) an
examination of whether the project is compatible with existing zoning, plans, and other applicable land
use controls; and (6) the name of the person or persons who prepared or participated in the
preparation of the Initial Study. Pursuant to Section 15063(f), the City has tailored the sample initial
study form in Appendix G to the CEQA Guidelines to satisfy the City’s needs and project circumstances.

1.2 - Project Location

The proposed project is located in the City of Redlands, San Bernardino County, California (Exhibit 1).
The proposed project site encompasses 21.84 acres and is located on the west side of Alabama
Street and is bisected by Orange Avenue (Exhibit 2). The project spans the north and south sides of
Orange Avenue between Alabama Street and lowa Street. The project site consists of 10 separate
parcels identified as Assessor’s Parcel Numbers (APNs) 0292-167-08, APN 0292-167-11, APN 0292-
167-12, APN 0292-167-13, APN 0292-167-18, APN 0292-167-25, APN 0292-168-03, APN 0292-168-
16, APN 0292-168-21, and APN 0292-168-22.

FirstCarbon Solutions 1
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The project site is located on the Redlands, California, United States Geological Survey 7.5-minute
topographic quadrangle map, in Township 1 South, Range 39 West, Section 21, within the San
Bernardino Baseline and Meridian (34° 3'7.24”N, 117°12°35.84”W).

Regional access to the site is available via Interstate 10 (I-10) at the Alabama Street exit, which is
approximately 1.06 miles from the site, and Interstate 210 (I-210) at the San Bernardino Avenue exit,
which is approximately 1.49 miles from the site. Local access to the site is provided via Orange
Avenue and Alabama Street. The east-west roadways expected to provide local access include
Redlands Boulevard, Park Avenue, Citrus Avenue, Orange Avenue, and Barton Road. The north-south
roadways expected to provide local access include lowa Street and Alabama Street.

1.3 - Environmental Setting

The project site is designated as Medium Density Residential (MDR) by the City of Redlands General
Plan 2035 (City of Redlands, 2017b) (Exhibit 3), which permits up to 15 dwelling units/acre (du/a). The
project site is located within the East Valley Corridor Specific Plan and is zoned as Administrative-
Professional, and Multi-Family Residential (EV/3000 RM and EV/2500 RM) (Exhibit 4).

The project site is bisected by Orange Avenue, which divides the northern portion of the project site
from the southern portion of the site.

The northern portion of the project site is currently occupied by three single-family homes and
structures associated with American Landscape and Maintenance, Inc., including its associated parking
and nursery storage areas. This portion of the site has a density of two du/a. There is also a small grove
of citrus trees adjacent to the homes and landscaping company to the north and within the project
site. The northern portion of the site is bound to the north by an existing citrus orchard, single-family
detached residential dwelling units, and the Morey Arroyo Channel, a natural drainage that has been
used as a stormwater turnoff ditch since the 1800s; to the east by The Grove at Villa Valencia
apartment complex; and to the west by a vacant lot with an abandoned housing structure. To the
south is Orange Avenue.

The southern portion of the project site currently consists of vacant land immediately south of Orange
Avenue, as well as two single-family detached residential dwelling units. The southern portion of the
project site is immediately bound to the north by Orange Avenue; to the west by Cottage Lane, a
residential community made up of single-family detached residential dwelling units; to the east by
multi-family attached residential dwelling units along Alabama Street; and to the south by the Mission
Road of Seventh Day Adventists Church and the Islamic Society of California Redlands Mosque. The
Pearson Professional Center is located to the southwest on the same block. Past construction and
agricultural activities on the southern portion of the project site have created a highly disturbed
ground surface. Consequently, the terrain is relatively level but features some low mounds, particularly
on the vacant land immediately south of Orange Avenue. The remains of the Zanja Wash bounds the
southern end of the southern parcel.

2 FirstCarbon Solutions
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The project site contains plant species representative of the ruderal/developed/disturbed land
vegetation communities, which are classified as areas that have been physically disturbed (by previous
human activity) and are no longer recognizable as a native or naturalized vegetation association, but
that continue to retain a soil substrate. Typically, vegetation in the ruderal/developed/disturbed
community, if present, is nearly exclusively composed of non-native plant species such as ornamentals
or ruderal exotic species that take advantage of disturbance.

The project site is at an elevation range of 1,215 to 1,240 feet above mean sea level, and natural slopes
across the site are approximately 2 percent. Water flow in the northern parcel of the site tends to be
sheet flow in a southeasterly to northwesterly direction until reaching the nearby Morey Arroyo
Channel. The majority of the northern parcel is within the Federal Emergency Management Agency
(FEMA) Flood Zone AO. The southern parcel is located within the FEMA Flood Zone X. Zone X is
determined to be outside of the 0.2 percent annual chance floodplain. The project design would
include on-site infiltration to capture and dispose of stormwater.

1.4 - Project Description

The proposed project would develop a 328-unit low-rise luxury apartment complex spanning the
northern and southern portions of the project site. The apartment complex would include six new, 3-
story apartment buildings and a clubhouse (with a total building area of 206,322 square feet) (Exhibit
5). The apartment buildings would include a combination of one, two and three-bedroom units. Some
of the apartment units would feature garages on the first floor and balconies on the second floor. A
total of 643 parking spaces would be available within the complex, including both covered and
uncovered spaces, as well as Americans with Disabilities Act (ADA) van accessible spaces. The project
would include 348,230 square feet of landscaping area, plus 6,389 square feet of landscaping area
within parking areas.

Buildings N1, N2, N3, N4 and the central clubhouse would be constructed on the northern portion of
the project site (Exhibit 6). Buildings N1, N3, and N4 would be “U-Court” or u-shaped buildings to allow
for central courtyards in each, and Building N2 would be I-shaped and oriented to face Alabama Avenue.
A total of 174 apartment units would be developed within the northern properties. The main entry
drive to the northern project site will lead to the central clubhouse. The three-story clubhouse will
feature a gym, yoga and Pilates studio, game room, copy and print center with conference room, lobby,
demonstration kitchen with bar area, pool room, and office amenities on the first floor and apartments
on the top two floors (Exhibit 7). Landscaping in the northern parcel will include a 620-square-foot
splash pad fountain, a shade structure, a six-foot-high decorative metal fence with pedestrian gates, a
1,920-square-foot outdoor swimming pool, an 87-square-foot hot tub, and an outdoor fireplace.

Buildings S1 and S2 will be constructed in the southern portion of the project site (Exhibit 8). Building
S1 will be a U-court shaped building, and Building S2 will be an L-shaped building. A total of 154
apartment units will be developed within the southern parcel. Landscaping in the southern parcel will
include a pergola, a walking trail, an outdoor lounge and BBQ area, a retention basin, and perimeter
fencing with a pedestrian gate.

FirstCarbon Solutions 11
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Three driveways will allow access to the northern and southern portions of the apartment complex
along Orange Avenue. The access driveway near Orange Avenue and lowa Street will be gated and will
provide a secondary access point for emergency vehicles. The two primary access points along Orange
Avenue will be gated and will provide full access to the complex.

Construction would be completed in one phase over the course of a year. The project is expected to
be operational in 2020. The project would import 53,285 cubic yards of fill to the site during the
construction process.

1.4.1 - Required Discretionary Approvals

The following entitlement applications and plans will be required by the City of Redlands prior to
project development:

o East Valley Corridor Specific Plan Land Use Amendment to change the project site zoning
designation from EV/AP (Administrative) and EV3000/RM (Multi-Family Residential) to
EV2500/RM (Multi-Family Residential)(Exhibit 9)

o Tentative Tract Map No. 20244 merging existing lots into two (2) lots

¢ Conditional Use Permit No. 1108 for the development of a 328-unit luxury apartment project
with related parking, clubhouse and recreational amenities

o Street Vacation for the vacation of approximately sixteen (16) feet along the Orange Avenue
project frontages

e Socio-Economic Cost Benefit Study

e Preliminary Water Quality Management Plan

Several plans will be submitted for review and approval by the Redlands Planning Commission and
City Council, including the following:

e Architectural plans, including site plan, floor plans, and elevations
e Grading plans
e Landscape plans

Following approval of the project, an application for a Residential Development Allocation will be
submitted. In addition, construction drawings, including civil engineering, architecture, and
landscape architecture will be submitted to the City for plan check review and permitting.

1.4.2 - Access, Circulation, and Parking

Regional access to the site is available via I-10 at the Alabama Street exit, which is approximately
1.06 miles from the site, and 1-210 at the San Bernardino Avenue exit, which is approximately 1.49
miles from the site. Local access to the site is provided via Orange Avenue and Alabama Street. The
east-west roadways expected to provide local access include Redlands Boulevard, Park Avenue,
Citrus Avenue, Orange Avenue, and Barton Road. Vehicular access to the project site will be
available from three points on Orange Avenue. There will be a total of 643 parking spaces on-site, in
addition to a fire lane, and bicycle racks will provided within 200 feet of the buildings.

12 FirstCarbon Solutions
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1.4.3 - Public Services and Utilities

The following public services are available to the project site:

Fire Protection Services (Redlands Fire Department)
Police Protection services (Redlands Police Department)
School Services (Redlands Unified School District)
Library Services (A.K. Smiley Public Library)

City Administrative Services (City of Redlands)

The following utilities/infrastructure systems and services are available to the project:

o Water/Sewer/Solid Waste (City of Redlands, Municipal Utilities and Engineering Department.
Quality of Life for solid waste);

Streets/Infrastructure (City of Redlands, Municipal Utilities and Engineering Department)

Electricity (Southern California Edison Company);

Natural Gas (The Gas Company); and

Telephone/Communications (Verizon Communications).

FirstCarbon Solutions 23
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City of Redlands

Environmental Checklist and Orange Avenue Luxury Apartments Project
Environmental Evaluation Initial Study/Mitigated Negative Declaration
Less than
Significant
Potentially  Impact with Less than
Significant Mitigation Significant No
Environmental Issues Impact Incorporated Impact Impact

1. Aesthetics
Except as provided in Public Resources Code Section 21099, would the project:

a) Have a substantial adverse effect on a scenic [] [] X []
vista?
b) Substantially damage scenic resources, including, [] [] [] X

but not limited to, trees, rock outcroppings, and
historic building within a State scenic highway?

¢) Innon-urbanized areas, substantially degrade [] [] X []
the existing visual character or quality of public
views of the site and its surroundings? (Public
views are those that are experienced from
publicly accessible vantage point). If the project
is in an urbanized area, would the project
conflict with applicable zoning and other
regulations governing scenic quality?

d) Create a new source of substantial light or glare [] [] X []
which would adversely affect day or nighttime
views in the area?

Environmental Evaluation

Would the project:
a) Have a substantial adverse effect on a scenic vista?

Less than significant impact. Scenic vistas can be impacted by development in two ways. First, a
structure may be constructed that blocks the view of a vista. Second, the vista itself may be altered
(i.e., development on a scenic hillside). The project site is located in an area with mixed
administrative/professional, residential, and active agricultural uses and consists of vacant land,
existing single-family residences, and a landscaping business. The proposed three-story residential
buildings would be consistent with these uses. The General Plan Draft Environmental Impact Report
(DEIR) defines scenic vistas in the City of Redlands as scenic corridors and views to and from open
spaces, hillsides, groves, Canyonlands, and the San Bernardino Mountains. views of the San
Bernardino Mountains to the north are available from the project site and surrounding area. The San
Bernardino Mountains and foothills are visually prominent topographic features that provide a
scenic vista from mobile and stationary viewing locations throughout the City. The San Bernardino
Mountains and foothills are approximately 30 miles to the northeast of the project site.

! City of Redlands. 2017. Revised Draft Environmental Impact Report for the Redlands General Plan Update and Climate Action Plan.

Aesthetics. Revised Draft. Website:
https://www.cityofredlands.org/UserFiles/Servers/Server_6255662/File/City%20Hall/Departments/Development%20Services/Plan
ning%20Division/General%20Plan/GeneralPlan2035/Redlands%20DEIR%20Compiled%20lo_071917.pdf. Accessed May 6, 2019.
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Based on these distances, as well as the presence of existing intervening natural features and
manmade structures, the project site is not located within the general viewshed of this scenic vista,
nor is the project likely to block views of or from these scenic resources. Thus, the inclusion of the
project within the existing viewshed would be consistent with views presently found in the project
area. In addition, the proposed project would be subject to City Design Guidelines and Zoning Code,
which regulate the height and bulk of the buildings. Therefore, impacts associated with scenic vistas
would be less than significant.

b)  Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic building within a State scenic highway?

No impact. There are no officially designated scenic highways in the project vicinity. According to the
California Department of Transportation (Caltrans), the closest Eligible State Scenic Highway to the
project site is State Route 38 (SR-38), which is approximately 2.5 miles from the project site.
However, this highway is not officially designated according to the California Scenic Highway
Mapping System. Based on this distance and intervening natural topography and manmade
structures, the project site is not located within the viewshed of this State Scenic Highway.

The project site is located in an administrative/professional/residential area according to Redlands
General Plan 2035. The General Plan 2035 Cultural Resources Element states that here are streets
within the City that have been designated as scenic highways, drives, and historic streets (City of
Redlands, 2017h). The nearest designated scenic or historic drive designated by the City of Redlands
is Brookside Avenue, between Lakeside Avenue and Eureka Street, which is located a little less than 1
mile southwest of the project site. Due to the existing development between Brookside Avenue and
the project site, the proposed development would not be visible from the designated scenic corridor
along Brookside Avenue. Consequently, most scenic corridors are located in or near already
developed areas or are located in areas designated for development. The project site is not
considered to be within a portion of a scenic vista and contains no scenic resources such as rock
outcroppings, significant trees, or historical buildings. Although some of the existing structures on-
site were found to be potentially historic resources, it was determined by the
Historical/Archaeological Resources Survey Report (CRM TECH 2018; Appendix C)produced in
conjunction with this report that those structures are in fact not historic resources because they do
not exhibit any distinctively historic characteristics. Therefore, no impact would occur.

C) In non-urbanized areas, substantially degrade the existing visual character or quality of public
views of the site and its surroundings? (Public views are those that are experienced from publicly
accessible vantage point). If the project is in an urbanized area, would the project conflict with
applicable zoning and other regulations governing scenic quality?

Less than significant impact. Development of the proposed project could result in a significant
impact if it resulted in substantial degradation of the existing visual character or quality of the site
and its surroundings. Degradation of visual character or quality means making substantial changes to
the existing appearance of a site by constructing elements that are poorly designed or that conflict
with the existing surroundings.
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Short-term Construction Impacts

During project construction, equipment, vehicles, and materials would be stored within a designated
staging area or areas on the project site. Although storage of these items could potentially be viewed
from adjacent properties, storage would be temporary and would cease upon completion of
construction. The project, once constructed, would be consistent with the site’s existing
surroundings. Therefore, short-term construction impacts associated with the existing visual
character and quality of the project site and the surrounding area would be less than significant.

Long-term Operational Impacts

The project site is currently occupied by single-family homes and structures associated with
American Landscape and Maintenance, Inc., including its associated parking and nursery storage
areas, and small groves of citrus trees and ruderal vegetation. As such, the project site does not
presently contain any significant scenic resources. The project site is located in an urbanizing area of
the City that supports a variety of different land uses. The project area contains office, industrial,
commercial, and high density residential uses. The proposed project would incorporate architectural
elements—including a neutral, complementary color palette and a variety of building materials—
that are similar to other land uses in the project area, thereby mirroring existing development in the
area. Additionally, the project has been designed to include vertical and horizontal elements and
features, which would break up the massing of the building and provide visual interest (Exhibits 6-8).
Further, substantial landscaping along the project site boundary and around the building would help
visually soften views into the site and enhance the visual character of the project site. Overall, the
project would improve the visual quality and character of the project site, compared with the
residential and commercial structures, vacant parcels, and a closed commercial nursery that
currently exist on-site. According to the Redlands General Plan 2035, the project site is designated as
MDR (City of Redlands 2017). The project site is also in the East Valley Corridor Specific Plan, which
has the goal of promoting high-quality commercial, industrial, and residential development (City of
Redlands 2017). The proposed project would develop a luxury apartment complex consistent with
the site’s surroundings. Additionally, the project would be constructed to conform to the City’s
Zoning Code and the City’s adopted architectural guidelines, which include design standards related
to building size, height, setback, and materials, as well as landscaping, signage, and other visual
considerations. These provisions help ensure adjacent land uses are visually consistent with one
another and their surroundings, while reducing the potential for aesthetic conflict. The design
specifications of all development proposals submitted to the City are reviewed to ensure compliance
with the Zoning Code. As part of the City’s design review process, the project plans are reviewed by
City staff, the Development Review Committee, and the Planning Commission to ensure that the
project conforms to the Zoning Code and enhances the visual character of the project area.
Therefore, long-term impacts associated with the existing visual character and quality of the project
site and the surrounding area would be less than significant.
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d) Create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area?

Less than significant impact with mitigation incorporated. Excessive or inappropriately directed
lighting can adversely affect nighttime views by reducing the ability to see the night sky and stars.
Glare can be derived from unshielded or misdirected lighting sources. Reflective surfaces (i.e.,
polished metal) can also cause glare. Impacts associated with glare range from simple nuisance to
potentially dangerous situations (i.e., if glare is directed into the eyes of motorists).

Sources of light and glare in Redlands include building lights (interior and exterior), security lights,
sign illumination, and parking-area lighting. Other sources of nighttime light and glare include
streetlights and vehicular traffic along roadways. Redlands’ night skies benefit from the City being
surrounded by uses that emit little or no light: open space lands, vacant land, farmland, and rural
residential development. In addition, land uses that generate significant amounts of light pollution,
such as shopping centers, are limited and concentrated in specific areas in the City.

The project would develop an apartment complex with seven new buildings in an area surrounded
by office, commercial, industrial, and residential land uses. Proposed lighting for the project would
be in character and work in conjunction with existing uses surrounding the project.

Short-term Construction Impacts

The project will be required to comply with the City’s Noise Ordinance, which prohibits construction
during the evening and nighttime hours. Thus, project construction would be limited to the daytime
hours and nighttime lighting would not be required until the project is operational. Therefore, short-
term impacts associated with light and glare would not occur. There would be no impact.

Long-term Operational Impacts

The project would require nighttime lighting for safety, security, and operational purposes. The
project would introduce new sources of daytime glare and nighttime lighting onto the project site
because the site would be converted from vacant/residential/commercial to a residential use. As
such, there is potential for light originating on the project site to spill over onto adjacent properties
or roadways. However, the proposed project will comply with the City of Redlands Municipal Code
and standard conditions of approval. Additionally, the City will review project plans prior to
permitting to ensure compliance with the Zoning Code. Therefore, long-term operational impacts
associated with light and glare would be less than significant.

Sources of daytime glare are typically concentrated in commercial areas and are often associated
with retail uses. Glare results from development and associated parking areas that contain reflective
materials such as glass, highly polished surfaces, and expanses of pavement. Exterior paint colors
and materials used to construct the proposed project would be non-reflective. There are no exposed
metal or other materials proposed that could result in a substantial amount of glare. The project
lighting design shall limit glare and up-light and comply with all local codes and CALGreen, as stated
in Mitigation Measure (MM) AES-1. Consequently, given the minimal use of glare-inducing materials
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in the design of the proposed buildings for the project, reflective glare impacts would be less than
significant.

Mitigation Measures

MM AES-1 The project lighting design shall limit glare and up-light and comply with all local
codes and CALGreen.
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Less than
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Potentially ~ Impact with Less than
Significant Mitigation Significant No
Environmental Issues Impact Incorporated Impact Impact

2. Agriculture and Forestry Resources
In determining whether impacts to agricultural resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Dept. of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including timberland, are
significant environmental effects, lead agencies may refer to information compiled by the California
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the
Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon
measurement methodology provided in Forest Protocols adopted by the California Air Resources Board.
Would the project:

a) Convert Prime Farmland, Unique Farmland, or [] [] [] X
Farmland of Statewide Importance (Farmland),
as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of
the California Resources Agency, to non-
agricultural use?

b) Conflict with existing zoning for agricultural use, ] ] L] =
or a Williamson Act contract?
¢) Conflict with existing zoning for, or cause [] [] [] X

rezoning of, forest land (as defined in Public
Resources Code Section 12220(g)), timberland
(as defined by Public Resources Code Section
4526), or timberland zoned Timberland
Production (as defined by Government Code

Section 51104(g))?

d) Result in the loss of forest land or conversion of L] [] ] X
forest land to non-forest use?

e) Involve other changes in the existing ] ] X ]

environment which, due to their location or
nature, could result in conversion of Farmland,
to non-agricultural use or conversion of forest
land to non-forest use?

Environmental Evaluation

In determining whether impacts to agricultural resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Department of Conservation as an optional model to use in assessing
impacts on agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire Protection (CAL FIRE) regarding the State’s
inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy
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Assessment project; and forest carbon measurement methodology provided in Forest Protocols
adopted by the California Air Resources Board (ARB).

Would the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?

No impact. According to the California Farmland Mapping and Monitoring Program, the project site
is considered “Other Land” (California Department of Conservation 2019), which is defined as land
not included in any other mapping category. Common examples include low density rural
developments; brush, timber, wetland, and riparian areas not suitable for livestock grazing; confined
livestock, poultry or aquaculture facilities; strip mines, borrow pits; and water bodies smaller than
forty acres. Vacant and nonagricultural land surrounded on all sides by urban development and that
is greater than 40 acres is mapped as “Other Land.” However, the soils on the project site consist of
Hanford Coarse Sandy Loam, which is considered to be Prime Farmland, if irrigated. Historic data for
the project site reveals that the site was used for row crops and orchards as early as 1930, a use that
persisted on the site until as late as 2014. The project site is not currently being irrigated, and
therefore the soils on site are not considered to be Prime Farmland. Therefore, the project would
not convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance to non-
agricultural use because the site is not officially categorized as such land. No impact would occur.

b)  Conflict with existing zoning for agricultural use, or a Williamson Act contract?

No impact. According to the City of Redlands General Plan 2035, the site is designated as MDR. The
site is within the East Valley Corridor Specific Plan, which is intended for high-quality commercial,
industrial, and residential development in the City of Redlands (City of Redlands 2019). The project
site is not within a Williamson Act contract. The project would not conflict with existing zoning for
agricultural use or a Williamson Act contract. Therefore, no impact would occur.

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources
Code Section 12220(g)), timberland (as defined by Public Resources Code Section 4526), or
timberland zoned Timberland Production (as defined by Government Code Section 51104(g))?

No impact. Forest land does not exist on the project site, and the site is not zoned for forest or
timberland use. The project would not conflict with existing zoning or cause rezoning of forest land,
timberland, or timberland zone Timberland Production. The project site is considered MDR and
surrounded by similar land uses. Therefore, no impact would occur.

d)  Resultin the loss of forest land or conversion of forest land to non-forest use?

No impact. The project proposes to develop an apartment complex with associated parking and
landscaping on a site that contains residential and commercial structures, vacant land, and a closed
commercial nursery. The project is located within the East Valley Corridor Specific Plan, which is
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intended for high-quality commercial, industrial, and residential development. The project site and
surrounding area is not used for forest land. The project site is disturbed and does not contain any
trees. No impact would occur.

e) Involve other changes in the existing environment which, due to their location or nature, could
result in conversion of Farmland, to non-agricultural use or conversion of forest land to non-
forest use?

Less than significant impact. The project proposes to develop an apartment complex with
associated parking and landscaping on a site that contains residential and commercial structures,
vacant land, and a closed commercial nursery. The project site and surrounding area is not used for
forest land. The land use designation for the site based on the City of Redlands General Plan 2035 is
MDR. The proposed project would remove the small portion of planted area on site containing citrus
and avocado trees. However, while the project site has been used for agricultural purposes in the
past, the site is zoned for residential uses. Impacts would be less than significant.

Mitigation Measures

None required.
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3. Air Quality

Where available, the significance criteria established by the applicable air quality management district or
air pollution control district may be relied upon to make the following determinations.

Would the project:

a) Conflict with or obstruct implementation of the [] X ] []
applicable air quality plan?

b) Result in a cumulatively considerable net [] [] X []

increase of any criteria pollutant for which the
project region is non-attainment under an
applicable federal or State ambient air quality

standard?

¢) Expose sensitive receptors to substantial [] [] X []
pollutant concentrations?

d) Result in other emissions (such as those leading [] [] X []

to odors) adversely affecting a substantial
number of people?

Environmental Evaluation

Analysis in this section is based on the SD Homes Redlands Apartments Air Quality and Global
Climate Change Impact Analysis provided by Ganddini Group, Inc. on September 25, 2018 (Air
Quality Study). The Air Quality Study is included as Appendix A.

Where available, the significance criteria established by the applicable air quality management
district or air pollution control district may be relied upon to make the following determinations.

Would the project:
a)  Conflict with or obstruct implementation of the applicable air quality plan?

Less than significant impact with mitigation. A significant impact could occur if the proposed project
conflicts with or obstructs implementation of the South Coast Air Basin 2016 Air Quality
Management Plan (AQMP) (Ganddini Group, 2018a; Appendix A). Conflicts and obstructions that
hinder implementation of the AQMP can delay efforts to meet attainment deadlines for criteria
pollutants and maintain existing compliance with applicable air quality standards.

The project is within the South Coast Air Basin (SoCAB), which is under the jurisdiction of the South
Coast Air Quality Management District (SCAQMD). The Air Quality and Global Climate Change Impact
Analysis (Appendix A) determined that the project would not conflict with the SOCAB AQMP with the
implementation of MM AQ-1, MM AQ-2, MM AQ-3, and MM AQ-4. Consequently, the project will
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comply with all applicable SCAQMD construction-source emission reduction rules and guidelines.
Impacts would be less than significant with mitigation incorporated.

b)  Resultinacumulatively considerable net increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or State ambient air quality standard?

Less than significant impact. Cumulative short-term, construction-related emissions and long-term,
operational emissions from the project would not contribute considerably to any potential
cumulative air quality impact because short-term project and operational emissions would not
exceed any SCAQMD daily threshold.

Methodology

The operations-related air quality impacts created by the proposed project have been analyzed using
the California Emissions Estimator Model (CalEEMod). The operating emissions were based on the
year 2020, which is the anticipated opening year for the proposed project. Eight single-family
detached residential dwelling units, a 4,000-square-foot specialty trade contractor, and a 1.2-acre
nursery wholesale facility would be removed from the project site and the reductions in operational
emissions from the elimination of these uses are included in Tables 10 and 11 of the Air Quality and
Global Climate Change Impact Analysis (Appendix A). The operational daily emissions printouts from
the CalEEMod model are provided in Appendix B of the Analysis. CalEEMod analyzes operational
emissions from area sources, energy usage, and mobile sources.

SCAQMD’s Rule 403

The project is required to comply with existing SCAQMD rules for the reduction of fugitive dust
emissions. SCAQMD Rule 403 establishes these procedures. Compliance with this rule is achieved
through applying standard best management practices (BMPs) in construction and operation
activities, such as the application of water or chemical stabilizers to disturbed soils, managing haul
road dust by application of water, covering haul vehicles, restricting vehicle speeds on unpaved roads
to 15 miles per hour (mph), sweeping loose dirt from paved site access roadways, cessation of
construction activity when winds exceed 25 mph, and establishing a permanent and stabilizing
ground cover on finished sites. In addition, projects that disturb 50 acres or more of soil or move
5,000 cubic yards of materials per day are required to submit a Fugitive Dust Control Plan or a Large
Operation Notification Form to SCAQMD. The total project area is approximately 21.84 acres;
therefore, a Fugitive Dust Control Plan or Large Operation Notification would not be required.

At a minimum, SCAQMD’s Rule 403 requires the application of the best available dust control
measures for all grading operations. This includes the application of water or other soil stabilizers in
sufficient quantity to prevent the generation of visible dust plumes. Compliance with Rule 403 would
require the use of water trucks during all phases where earth-moving operations would occur.

The local air quality emissions from construction were analyzed using the SCAQMD’s Mass Rate
Localized Significant Threshold Look-up Tables and the methodology described in Localized
Significance Threshold Methodology prepared by SCAQMD (revised July 2008). The Look-up Tables
were developed by the SCAQMD in order to readily determine if the daily emissions of CO, NO,,
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PMyo, and PM; 5 from the proposed project could result in a significant impact to the local air quality.
The emission thresholds were calculated based on the East San Bernardino Valley source receptor
area (SRA 35) and, a disturbance area of five acres per day. The nearest sensitive receptors are the
existing residential uses located adjacent to north, south, east, and west of the proposed project;
therefore, the SCAQMD Look-up Tables for 25 meters were used. Table 1 shows the on-site emissions
from the CalEEMod model for the different construction phases and the emissions thresholds.

The phases of the construction activities that have been analyzed below for each phase are: (1)
grading, (2) building construction, (3) paving, and (4) application of architectural coatings.

Table 1: Local Construction Emissions at the Nearest Receptor

On-Site Pollutant Emissions (pounds/day)

Activity NOy CcO PMy PM, 5
Demolition 18.31 24.67 1.23 0.92
Grading 29.98 36.72 4.77 2.72
Building Construction 24.55 20.37 1.54 1.44
Paving 14.07 14.65 0.75 0.69
Architectural Coating 1.68 1.83 0.11 0.11
SCAQMD Thresholds for 25 meters 270 2,075 14 9
(82 feet)*
Exceeds Threshold? no no no no
Note:

! The nearest sensitive receptors are the single-family detached residential dwelling units located adjacent to the north,
south, east, and west of the project site; therefore, the 25-meter threshold was used.

Project Impacts

The construction-related criteria pollutant emissions for each phase are shown in Table 1. Table 1
shows that none of the project’s emissions will exceed regional thresholds. Therefore, a less than
significant regional air quality impact would occur from construction of the proposed project.

The data provided in Table 1 shows that none of the analyzed criteria pollutants would exceed the
local emissions thresholds at the nearest sensitive receptors. Therefore, a less than significant local
air quality impact would occur from construction of the proposed project.

C) Expose sensitive receptors to substantial pollutant concentrations?

Less than significant impact. Those who are sensitive to air pollution include children, the elderly,
and persons with pre-existing respiratory or cardiovascular illness. For purposes of CEQA, the
SCAQMD defines a sensitive receptor as a land use such as residences, schools, childcare centers,
athletic facilities, playgrounds, retirement homes, and convalescent homes (SCAQMD 2008).
Commercial and industrial facilities are not included in the definition of sensitive receptor because
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employees do not typically remain on-site for a full 24 hours, but are present for shorter periods of
time, such as 8 hours.

The nearest sensitive receptors to the project site are the single-family detached residential dwelling
units located adjacent to the north, south, east, and west of the project site. In addition, single-
family detached residential dwelling units are located approximately 65 feet east (across Alabama
Street) and 50 feet west (across lowa Street), while multi-family attached residential dwelling units
are located approximately 100 feet east (across Alabama Street). The nearest schools to the project
site are the Montessori School (approximately 0.42 mile from the site) and Arrowhead Christian
Academy (approximately 0.48 mile from the site). Both schools are too distant from the site to be
considered sensitive receptors for the purposes of this analysis.

Construction-Source Emissions

Project construction-source emissions would not exceed applicable regional thresholds of
significance established by the SCAQMD. For localized emissions, the project will not exceed
applicable Localized Significance Thresholds established by the SCAQMD.

Project construction-source emissions would not conflict with the SCAQMD. As discussed herein, the
project will comply with all applicable SCAQMD construction-source emission reduction rules and
guidelines.

Operational-Source Emissions

The project operational-sourced emissions would not exceed applicable regional thresholds of
significance established by the SCAQMD. Project operational-source emissions would not result in or
cause a significant localized air quality impact as discussed in the Air Quality and Global Climate
Change Impact Analysis (Appendix A). The proposed project is a residential project that does not
include stationary sources and would not attract mobile sources (such as heavy-duty trucks) that
would spend long periods queuing and idling at the site. Therefore, due the lack of stationary source
emissions, no long-term localized significance threshold analysis is warranted. Project operational
source emissions would therefore not adversely affect sensitive receptors within the vicinity of the
project and impacts would be less than significant.

d)  Resultin other emission (such as those leading to odors) adversely affecting a substantial
number of people?

Less than significant impact. The SCAQMD CEQA Handbook states that an odor impact would occur
if the proposed project creates an odor nuisance pursuant to SCAQMD Rule 402, which states:

A person shall not discharge from any source whatsoever such quantities of air
contaminants or other material which cause injury, detriment, nuisance, or annoyance
to any considerable number of persons to the public, or which endanger the comfort,
repose, health or safety of any such persons or the public, or which cause, or have a
natural tendency to cause, injury or damage to business or property. The provisions of

FirstCarbon Solutions 37
Y:\Publications\Client (PN-JN)\0629\06290034\ISMND\06290034 Redlands Orange Ave Lux Apts ISMND.docx



City of Redlands
Environmental Checklist and Orange Avenue Luxury Apartments Project
Environmental Evaluation Initial Study/Mitigated Negative Declaration

this rule shall not apply to odors emanating from agricultural operations necessary for
the growing of crops or the raising of fowl or animals.

If the proposed project results in a violation of Rule 402 with regard to odor impacts, then the
proposed project would create a significant odor impact. Project operational-source emissions would
not conflict with the SOCAB AQMP. The project’s emissions meet SCAQMD regional thresholds and
with the implementation of mitigation, will not result in a significant cumulative impact. The project
does not propose any uses or activities that would result in potentially significant operational-source
odor impacts. Nor are any other emissions that would adversely affect a substantial number of
people proposed. Potential operational-source odor impacts are therefore considered less than
significant.

Mitigation Measures

MM AQ-1 Architectural coatings applied to project buildings are to be limited to 30 grams per
liter volatile organic compounds (VOC) content.

MM AQ-2 The project Applicant shall require that all faucets, toilets and showers installed in
the proposed structures utilize low-flow fixtures that would reduce indoor water
demand by 20 percent per CALGreen Standards and that water-efficient-landscaping
practices are employed on-site.

MM AQ-3 The project Applicant shall require recycling programs that reduces waste to landfills
by a minimum of 50 percent (up to 75 percent% by 2020 per Assembly Bill [AB] 341).

MM AQ-4 The project Applicant shall provide sidewalks on-site and connecting off-site.

38 FirstCarbon Solutions
Y:\Publications\Client (PN-JN)\0629\06290034\ISMND\06290034 Redlands Orange Ave Lux Apts ISMND.docx



City of Redlands
Orange Avenue Luxury Apartments Project
Initial Study/Mitigated Negative Declaration

Environmental Checklist and
Environmental Evaluation

Environmental Issues

4. Biological Resources
Would the project:

a)

b)

c)

d)

Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local or regional plans, policies, or
regulations, or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?

Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, and
regulations or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?

Have a substantial adverse effect on state or
federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological
interruption, or other means?

Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory
wildlife corridors, or impede the use of wildlife
nursery sites?

Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?

Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

Environmental Evaluation

Less than
Significant
Potentially ~ Impact with Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
[ X [] [
[] [] ¢ []
[ X [] [
[] [] [] X
[ [ [] X
[] [] [] X

Analysis in this section is based on the Biological Resources Assessment for the Proposed SD Homes
Complex—Alabama and Orange Avenue provided by Jericho Systems, Inc. on March 23, 2018
(Biological Resources Assessment). The Biological Resources Assessment is included as Appendix B of
this IS/MND.
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Would the project:

a) Have a substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive, or special status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service?

Less than significant impact with mitigation incorporated. The proposed project site contains
residential and commercial structures, vacant land, and a closed commercial nursery. The dominant
plant species on site include tumbleweed (Salsola tragus), slender oat (Avena barbata), tree of
heaven (Ailanthus altissima), and tree tobacco (Nicotiana glauca). The vegetation within the nursery
site is a mix of non-native vegetation including multiple trees and shrubs. The northern boundary of
the site abuts Morey Arroyo Channel, which contains Arundo (Arundo donax), tree tobacco, castor
bean (Ricinus communis), mule fat (Baccharis salicifolia) and willow (Salix) species.

Wildlife observed included coyote (Canis latrans), side-blotched lizard (Uta stansburiana), mourning
dove (Zenaida macroura), northern mockingbird (Mimus polyglottos), California towhee (Melozone
crissalis), and turkey vulture (Cathartes aura), as well as a large flock of rock pigeon (Columba livia),
which stayed close to the adjacent residential area, indicating that these may be a domestic flock
associated with one of the residents. No special-status species were observed on site during the
field survey.

The Biological Resources Assessment for the project site, dated March 23, 2018, and provided as
Appendix B of this IS/MND determined that the site in its current condition is not expected to support
any sensitive wildlife species given the existing level of disturbance on-site. On-site and surrounding
land uses have nearly eliminated the naturally-occurring native habitats. The northern boundary of
the project site abuts the Morey Arroyo Channel. This area of the project site near the channel is
dominated by non-native weedy species, although some native riparian species are present, as
described above. The project will not interfere with the Morey Arroyo Channel. While all vegetation
on-site will likely be removed for construction of the project, vegetation off-site and near the Morey
Arroyo Channel will not be disturbed or removed. A landscaped, vegetated buffer will separate the
project features from the Morey Arroyo Channel.

Land uses surrounding the project site consist of residential, institutional, and commercial land uses.
The ground cover within and adjacent to the project area consists mostly of weedy vegetation, tilled
dirt, pavement, concrete, ornamental trees, and existing buildings. The site does not provide suitable
habitat for any of the identified sensitive plant and wildlife species known to occur in the project
vicinity. The vegetation on-site (native or not) does, however, provide potential nesting habitat for
birds. Implementation of MM BIO-1 would help to avoid and minimize potential impacts to nesting
birds and raptors. Impacts would be less than significant with the incorporation of mitigation.
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b)  Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, and regulations or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?

Less than significant impact. The majority of the project site is dominated by ruderal/disturbed and
cultivated vegetation that is not riparian habitat or a sensitive natural community. One land cover
type, ruderal/disturbed habitat, dominates the project site. Ruderal/disturbed habitats contain areas
that that are heavily to sparsely vegetated by non-native ruderal weedy species or lack vegetation
completely. They provide little to no habitat value for wildlife. The ruderal/disturbed habitats
observed within the project site do not fit any classification described in Preliminary Descriptions of
the Terrestrial Communities of California (Holland 1986) or (Sawyer et al. 2009). Ruderal/disturbed
habitat is not considered a sensitive plant community; however, it could potentially provide foraging
and nesting habitat for some wildlife species. The dominant plant species on site include
tumbleweed (Salsola tragus), slender oat (Avena barbata), tree of heaven (Ailanthus altissima), and
tree tobacco (Nicotiana glauca). The vegetation within the nursery site is a mix of non-native
vegetation including multiple trees and shrubs. The northern boundary of the site abuts Morey
Arroyo Channel, which contains Arundo (Arundo donax), tree tobacco, castor bean (Ricinus
communis), mule fat (Baccharis salicifolia) and willow (Salix) species.

Some of these species associated with the Morey Arroyo Channel at the project site’s northern
boundary are considered to by hydric vegetation, a wetland/riparian indicator. The project will not
interfere with the Morey Arroyo Channel. While all vegetation on-site will likely be removed for
construction of the project, vegetation off-site and near the Morey Arroyo Channel will not be
disturbed or removed. The proposed project has been designed as to avoid potential Waters of the
United States at the northern project boundary and therefore Federal permitting would not be
required. However, riparian vegetation that is subject to jurisdiction under the Fish and Game code
1602 Streambed Alteration process extends beyond the Waters of the United States boundary and
toward the project site. The project boundary encroaches into 0.37 acre of this riparian zone, and
the project may be required to obtain a 1602 Streambed Alteration Agreement if construction
activity alters the channel or its associated riparian habitat. The project has been designed to
completely avoid this area and all construction and staging areas will be located away from the
northern boundary of the project site where the Morey Arroyo Channel is located. However, in the
event that the project would include the encroachment into the riparian area and/or removal of
riparian vegetation, the formal application materials, fee, and a copy of the appropriate CEQA
documentation must be included with a 1602 Streambed Alteration Agreement application. In its
operation phase, the project’s features will be separated from the adjacent riparian area with
landscaping. With the implementation of total avoidance of the riparian area at the project site’s
northern boundary, and a permanent landscaped buffer between project features and this area,
impacts to potentially jurisdictional riparian habitat would be less than significant.
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City of Redlands
Environmental Checklist and Orange Avenue Luxury Apartments Project
Environmental Evaluation Initial Study/Mitigated Negative Declaration

C) Have a substantial adverse effect on state or federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means?

Less than significant impact with mitigation incorporated. According to Section 404 of the Federal
Clean Water Act (CWA), wetlands are defined as, “Those areas that are inundated or saturated by
surface or groundwater (hydrology) at a frequency and duration sufficient to support, and that under
normal circumstances do support, a prevalence of vegetation (hydrophytes) typically adapted for life
in saturated soil conditions (hydric soils). Wetlands generally include swamps, marshes, bogs, and
similar areas.” The northern boundary of the site abuts Morey Arroyo Channel. The jurisdictional
delineation conducted as part of the Biological Resources Assessment for the project found that the
north